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SOUTH  END 
A  Short  History 

Developed  more  than  a  century  ago  as  a  wealthy  residential  community, 
the  South  End  quickly  succumbed  under  the  stresses  of  the  financial 
panic  of  1873  and  the  subsequent  emergence  of  the  Back  Bay  as  Boston's 
most  fashionable  neighborhood.  The  elegant  Victorian  single  family 
townhouses  v;ere  rapidly  converted  into  v;ay  stations  for  poor  immigrants 
and  into  lodging  houses  for  the  dispossessed. 

By  the  late  1950' s,  the  South  End  had  become  a  microcosm  of  mid-twentieth 
century  urban  life,  plagued  with  the  problems  of  dwindling  population, 
poverty  and  decay  that  typified  old  inner-city  neighborhoods  throughout 
the  country.  Yet  for  many  of  its  residents,  the  district  was  a  viable, 
low  rent  area  of  the  city  for  the  lodging  house  tenants,  the  elderly, 
first  and  second  generation  families  of  middle-  and  far-eastern  origin, 
and  the  recently  arrived  Southern  Blacks  and  Spanish-speaking,  concen- 
trated for  the  most  part  in  homogeneous  enclaves  and  sub-communities 
scattered  throughout  the  area. 

Some  form  of  community  renewal  was  urgently  needed,  however,  and  in 
1960,  the  key  to  the  Development  Program  was  the  rehabilitation  of 
Boston's  deteriorating  neighborhoods.  The  focus  of  Urban  Renewal  in  the 
South  End  was  rehabilitation  on  a  very   large  scale. 

Unlike  most  other  urban  neighborhoods,  however  the  South  End  has  a  unique 
architectural  integrity,  coupled  with  its  proximity  to  downtown,  that 
provided  the  potential  for  the  development  of  an  attractive  middle-  and 
upper-middle  class  neighborhood.  By  the  mid-1960's,  private  developers 
and  higher-income  families  were  beginning  to  purchase  and  rehabilitate 
the  old  brick  townhouses  in  substantial  numbers. 

After  four  years  of  extensive  negotiations,  the  Urban  Renewal  Plan  was 
approved  in  1965,  and  feared  by  some  and  encouraged  by  others,  the  arduous 
and  lengthly  process  of  implementation  began.  In  attempting  to  be  re- 
sponsive to  a  multiplicity  of  interests  within  the  community  as  a  whole, 
the  Plan  set  forth  two  primary  objectives  that  were  in  apparent  contra- 
diction with  one  another:  the  rehabilitation  of  existing  housing,  and 
insuring  the  availability  of  standard  housing  at  rentals  that  all  dis- 
placed low  income  residents  wishing  to  remain  in  the  South  End  could 
afford.  To  this  end,  over  4,000  low  and  moderate  income  apartments  have 
been  built  or  rehabilitated,  and  schools,  parks  and  extensive  public 
improvements  have  been  or  are  in  the  process  of  being  completed.  Yet, 
after  a  decade  of  renewal  activity,  the  seeming  incompatibility  of  these 
two  primary  objectives  remains  a  continuing  source  of  conflict  between 
the  diverse  factions  within  the  community. 


South  End  Today  -  Issues  and  Needs 

Population  Shifts 

Although  the  population  of  the  South  End  declined  from  57,000  in  1950 
to  23,000  in  1970,  the  racial  distribution  has  remained  relatively  stable 
since  1960.  Today  the  ratio  is  about  46  percent  white,  40  percent  Black 
and  12  perecent  oriental.  Spanish-speaking  residents  constitute  about 
7%  of  the  population. 

As  of  1970,  almost  half  of  the  households  in  the  South  End  are  single 
person  households,  and  about  three-quarters  of  all  households  are 
eligible  for  public  housing. 

Within  the  v;hite  population,  the  number  of  higher  income  professionals 
has  increased,  while  there  has  been  a  decline  in  the  lower  income  and 
working  class  segments,  as  well  as  in  the  number  of  elderly  poor.  The 
median  family  income  rose  65  percent  from  1960  to  1970  (from  $3,650  to 
$6,050),  reflecting  the  recent  influx  of  middle  class  residents  and  the 
outward  movement  of  poorer  households.  This  influx,  for  the  most  part, 
is  due  to  the  proximity  of  the  South  End  to  the  Prudential  Center,  Copley 
Square  and  Back  Bay  to  the  northwest,  as  well  as  the  rapid  increase  in 
the  amount  of  new  office  space  in  the  Central  Business  District,  and 
has  resulted  in  a  sharp  rise  in  property  values  in  large  sections  of  the 
area. 

Total  1970    Change  '60-70    Black  '60    Black  '70   %  Over  60   0-17 
22,605         -35%  39%        39%        20%      27% 

Median  Income    %  Families  Under  5,000 
$6,266  40% 

Demographic  Projections  1970-1985 

Continued  market  rate  rental  rehabilitation  will  result  in  an  increase 
of  middle  income  single  persons  which  will  more  than  offset  losses  due 
to  rooming  house  conversions.  At  the  same  time,  subsidized  new  construc- 
tion and  rehabilitation,  as  well  as  the  increased  attractiveness  of  the 
South  End  to  middle  income  families  interested  in  being  homeowners,  will 
result  in  an  increase  in  the  number  of  persons  in  families. 

A  small  decrease  in  the  elderly  population  is  expected  over  the  next  ten 
years,  as  the  result  of  conversions  and  increased  elderly  housing  oppor- 
tunities which  will  become  available  in  other  areas  of  the  city.  The 
South  End,  however,  is  still  expected  to  have  a  higher  proportion  of  elderly 
persons  than  the  city  as  a  whole. 

Finally,  median  family  income  in  the  South  End  is  expected  to  increase 
substantially  by  1985,  as  measured  by  dollars  of  constant  value.  This 
will  be  a  result  of  both  real  income  increases  for  lower  income  residents 
and  continued  immigration  of  middle  upper  income  families.  Despite  this 
projected  increase,  the  South  End  median  family  income  will  be  15  percent 
less  than  the  city  median  and  the  third  lowest  of  all  planning  districts. 


Housing 
Urban  Renev/al 

The  actual  impact  of  urban  renewal  on  the  South  End  is  extremely  dif- 
ficult to  measure.  The  district's  proximity  to  the  Prudential  complex 
and  downtown  has  resulted  in  pronounced  upgrading  of  the  existing 
housing  stock  by  the  private  sector,  and  it  is  more  than  likely  that 
much  of  this  activity  would  have  occurred  even  if  the  South  End  had  not 
been  declared  a  project  area.  While  the  renewal  process  has  been  re- 
sponsible for  the  displacement  of  many  low  income  familiies,  the  city- 
wide  trend  of  out-migration  over  the  past  decade  has  also  diminished 
a  large  segment  of  the  population. 

To  date,  average  rehabilitation  costs  in  the  South  End  have  exceeded 
$9,000  per  dv/elling  unit. 

In  a  major  effort  to  ensure  that  standard  housing  is  made  available  to 
poorer  residents,  the  public  secfor  has  been  largely  responsible  for  . 
the  construction  and  rehabilitation  of  over  4,000  low  and  moderate  in-" 
come  dwelling  units.  It  is  safe  to  assume  that  few,  if  any,  subsidized 
units  would  have  been  built  were  it  not  for  the  availability  of  renewal 
funds. 

Moreover,  of  the  3,500  units  rehabilitated  in  the  South  End,  about  60% 
have  been  financed  conventionally  at  a  cost  of  about  $16  million,  while 
the  remaining  40%  of  subsidized  rehab  cost  about  $15  million. 

Furthermore,  the  demand  for  low  income  elderly  housing  within  the  com- 
munity has  largely  been  met  by  the  recent  completion  of  several  Turnkey 
projects. 

Conditions  and  Quality 

The  condition  of  the  housing  stock  is  generally  sound  throughout  the 
district,  although  deterioration  is  more  pronounced  and  frequent  in 
the  Southerly  sector.  The  quality  is  excellent,  and  most  of  the  South 
End  has  been  declared  an  historic  district  and  is  on  the  National  Register, 
one  effect  of  which  will  be  to  increase  property  values  further. 

Market  Trends 

Only  10%  of  the  stock  is  owner-occupied,  and  while  almost  half  of  the 
population  is  Black,  only  2%  of  the  houses  are  occupied  by  Black  owners. 
In  the  northerly  sector,  adjacent  to  Copley  Square,  reverse  filtration 
has  and  is  continuing  to  occur.  Speculation  is  increasing,  with  many 
row-houses  being  purchased  by  absentee  owners,  resulting  in  the  displace- 
ment of  many  of  the  existing  tenants.  This  area  is,  for  the  most  part, 
white  and  middle  class.  In  the  southerly  sector,  however,  particularly 
in  Lower  Roxbury,  the  market  has  "bottomed  out."  There  has  been  some 
abandonment,  and,  even  if  mortgage  money  viere   available,  it  is  doubtful 
if  this  area  would  benefit  substantially,  as  a  result  of  the  low  incomes 
of  the  predominantly  black  residents  and  the  high  crime  rate.  Some  com- 
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munity  development  organizations  have  successfully  rehabilitated  several 
hundred  units  in  this  area,  which  has  brought  about  a  certain  degree  of 
stabilization  but  no  significant  upswing-there  are  too  many  sellers 
(or  potential  sellers)  and  not  enough  buyers.  Fix-up  costs  are  higher 
and  incomes  are  lower,  indicating  a  greater  need  for  subsidized  rents  and 
repairs.  But  the  major  problem  is  simply  that  not  enough  people  are 
finding  this  area  an  attractive  place  in  which  to  live. 

Lodging  Houses 

For  almost  a  century,  the  lodging  houses  in  the  South  End  have  provided 
low- rent  accommodations  to  many  of  the  city's  poorer  residents.  The 
last  decade  has  witnessed  a  sharp  decline  in  the  number  of  lodging  house 
units  as  the  result  of  revised  assessment  policies  and  increased  conver- 
sions to  market  rentals. 

Worcester  Square,  once  a  concentrated  lodging  house  area,  has  experienced 
a  sharp  conversion  rate  to  high  income  apartments  to  accom,modate  staff 
from  Boston  City  Hospital  and  Boston  University  Medical  Centers.  VJhile 
16  percent  of  the  people  in  the  city  of  Boston  are  below  the  poverty 
level  (1970  census),  31  percent  of  all  South  End  residents  are  in  this 
category.  The  unemployment  rate  for  the  South  End  is  50  percent  higher 
(6  percent)  than  that  for  the  City  of  Boston  (4  percent). 

Subsidized  Housing  Foreclosures 

Many  of  the  new  and  rehabilitated  subsidized  housing  developments  face 
serious  programatic,  economic,  social  or  environmental  difficulties. 
If  these  complex  problems  are  not  dealt  with  promptly  and  directly,  many 
low  and  moderate  income  units  may  be  irrevocably  lost  through  foreclosure 
and,  in  some  instances,  subsequent  conversion  to  market  rentals. 

RENTERS'  INCOME-1970 

$5,000  or  less     $5-10,000     $10,000+ 
South  End  62.3  27.3         9.9 

Boston  41.0  35.1        23.9 

While  the  median  family  income  for  the  South  End  increased  by  35%  betv/een 
1960  and  1970,  during  this  same  period  rent  increases  climbed  58.8% 

South  End  Housing  Report 

In  conjunction  with  the  BRA  and  CHPA,  and  at  the  request  of  the  Mayor,  the 
South  End  Project  Area  committee  is  preparing  a  comprehensive  report  on 
the  current  housing  situation  in  the  South  End.  In  response  to  a  pre- 
liminary report  issued  by  the  BRA  in  April  of  this  year  and  based  on  3 
months  of  testimony  gathered  at  a  series  of  public  hearings,  the  final 
version  will  be  released  early  next  year. 


%  Units  in    Abandoned 
Total  D.U. 's   Units  Needing  Oyer  1,000   Ov;ner  Occ.   1-2  Families   Structures 
10,756  6300  (60%)         10%  10%      100  (1%) 

/ 

Commercial  Area  Decline 

Although  the  majority  of  the  neighborhoods  in  the  South  End  are  liveable 
and  attractive,  most  of  the  commercial  areas  have  high  vacancies  and  are 
weary,  flat,  stale  and  unprofitable.  In  the  northerly  sector,  many  suffer 
as  the  result  of  competition  from  adjacent  shopping  districts  around  Copley 
Square  and  Downtown,  while  in  the  southerly  sector,  lack  of  purchasing 
power  in  the  surrounding  neighborhoods  has  been  responsible. 

Tremont  Street  (betv/een  Herald  and  West  Newton  Streets),  Tremont  Street 
(around  Mass.  Ave.)  and  Washington  Street  (around  Mass.  Ave.)  are  the 
three  major  commercial  areas.  The  first  is  the  most  stable,  with  6%  of 
the  stores  vacant,  while  the  latter  two  suffer  from  a  20-37%  vacancy  rate. 
Boarded  stores  along  Washington  Street  are  a  source  of  bliqht  and  a  highly 
visible  symbol  of  community  decline.  In  the  northerly  sector  many  resi- 
dents and  homeowners  feel  that  ground  floor  commercial  activity  is  tacky 
and  second-class  and  discourage  such  usage  wherever  possible. 

A  new  arterial  improvement  program  for  Tremont  and  Columbus  Avenue, 
recently  announced,  should  help  these  areas  visually,  although  it  is 
unlikely  to  have  much  effect  economically  in  the  poorer  areas. 

Long  Range  Issues 

Southwest  Corridor 

The  new  arterial  and  adjacent  development  proposed  for  the  Corridor,  in 
addition  to  the  relocated  Orange  Line,  may  go  a  long  way  towards  pro- 
viding the  much  needed  incentives  for  improving  this  vacant  and  weed 
filled  section  of  the  city. 

Industrical  Area 

Several  developers  have  recently  expressed  interest  in  rehabilitation 
for  residential  use  many  of  the  old  brick  factories  along  the  easterly 
edge  of  the  South  End.  Scheduled  for  revitalized  industrial  develop- 
ment in  the  original  renewal  plan,  it  is  unlikely  given  contemporary 
market  trends,  that  new  industry  could  be  attracted  to  that  location. 
The  buildings  are,  for  the  most  part,  sound  and  attractive,  and  their 
rehabilitation  should  be  encouraged. 

Community  Groups 

While  the  South  End  Project  Area  Committee  is  the  organization  elected 
to  deal  with  urban  renewal  issues,  its  mandate  does  not  cover  CDRS. 
Because  SEPAC  serves  at  the  discretion  of  the  Mayor,  the  following 
options  should  be  considered  \jery   carefully: 


1)  v/hether  to  extend  its  area  of  responsibility  to  include  CDRS; 

2)  if  so,  under  what  sharply  defined  policies  and  procedures;  and 

3)  if  not,  how  to  deal  effectively  with  the  citizen  participation 
issue. 
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Northerly  Sector 

Located  adjacent  to  Copley  Square  and  the  Prudential  Complex,  this  area 
of  the  South  End  has  experienced  considerable  change  during  the  past  de- 
cade. Although  the  1970  census  indicates  a  population  decline  of  33  per- 
cent, a  substantially  larger  number  either  moved  voluntarily  or  were 
dislocated  by  public  and  private  renewal  activity,  and  were  replaced  by 
middle-and  upper-income  residents.  Despite  this  trend,  one  third  of 
the  families  earn  less  than  $5,000,- as  well  as  a  large  number  of  single 
person  households.  The  area  is  predominantly  white,  and  has  a  higher 
family  income  than  the  southerly  sector.  There  has  also  been  a  15% 
decrease  in  the  Black  population. 

Change  '60-70    Black  '60    Black  '70  t   Over  60    0-17 

-33%         40%        25%        20%       20% 

%  Families  Under  $5,000 
33% 

Unrelated  Individuals       Families  and  Individuals 
$1,827-53,904  $4,383-$6, 172 


The  quality  of  construction  throughout  this  area  is  high.  Conditions 
are  fair  to  good  as  the  result  of  the  extensive  rehabilitation  that  has 
been  undertaken  over  the  past  10  years.  Property  values  have  risen  as 
much  as  400%  in  the  Appleton,  Lawrence,  Dartmouth  area,  and  there  is 
considerable  speculation.  Absentee  owners  are  on  the  increase,  and  many 
existing  tenants  are  being  displaced  as  the  old  townhouses  are  rehabili- 
tated for  market  rentals.  Any  subsidized  units  foreclosed  in  this  area 
will  surely  be  lost  because  of  their  market  value  potential. 

Total  D.U.'s   Units  Needing  Over  1,000   Owner  Dec.   %  Units  in  1-2  Families 
6,100  2,600  (42%)  '  17%  15% 

Commercial  Areas 

Tremont  Street,  between  Herald  and  West  Newton  Street,  is  stable,  with  a 
6  percent  vacancy  rate.  Several  Spanish-speaking  stores  have  opened  along 
its  borders  adjacent  to  the  Puerto  Rican  comimunity.  The  structural  quality 
is  sound,  but  there  has  been  little  rehab,  with  the  exception  of  a  poodle- 
clipping  parlor,  a  plant  store  and  a  ceramics  shop  -  the  only  indicators 
of  the  area's  recent  prosperity.  The  Center  for  the  Arts  will  likely 
have  a  strong  impact  in  ths  area. 


Total  1970 

13,026 

Median  Income 

* 

♦Families 

$6,846-$12, 

,039 

Housing 

Community  and  Other  Groups 

In  addition  to  the  SEPAC,  the  Ellis,  Union  Park  and  other  neighborhood 
associations  are  strong  and  active.  There  is  a  South  End  Businessmen's 
Association,  but  its  efficacy  is  marginal.  The  Committee  for  a  Balanced 
South  End  is  small  but  vocal,  wants  no  more  subsidized  housing  built, 
and  has  filed  two  lawsuits  to  stop  its  construction  (lost  one,  one  still 
pending) . 

Summary  of  Needs 

Rent  Control 

Code  Enforcement 

Devise  New  Ownership  Forms 

Revise  Assessment  Policies 

Bank  Disclosure  of  Lending  Patterns 

Mayor's  Business  Improvement  Program 

Relocation  Assistance 


-i  : 


Southerly  Sector 

Population 

This  section  of  the  South  End  experienced  a  population  decline  of  more 
than  one  third  between  1950  and  1970,  but  the  Black  population  increased 
fv'om  47  percent  to  57  percent.  Half  of  the  families  earn  less  than  $5,000 
per  year,  and  there  are  more  children  in  this  sector  than  in  the  one 
previously  discussed.  There  has  been  a  substantial  increase  in  the 
Chinese  and  Spanish-speaking  population,  and  there  is  a  small  by  tightly 
knit  Syrian-Lebanese-Greek  enclave  to  the  east. 

Total  1970    Change  '60-70    Black  '60    Black  '70   %  Over  60   0-17 
$9,579  -38%         47%        57%        18%      36% 

Median  Income    %  Families  Under  5,000 
*  50% 

*Family  Unrelated  Individuals  Fam.  and  Ind. 

$3,971-$8,965        $1,682-$3,132  $3,480-$5,177 

Housing 

Structural  quality  is  generally  sound  throughout,  although  long  vacant 
buildings  in  the  Lower  Roxbury  area  have  deteriorated  severely.  There  is 
some  abandonment,  although  this  is  to  be  expected  in  the  wake  of  renewal. 

In  addition  to  two  public  housing  projects,  most  of  the  subsidized 
housing  has  been  built  or  rehabilitated  in  this  area.  The  market  has 
bottomed  out,  wit  only  4%  of  the  structures  being  owner  occupied. 
Several  subsidized  developments  are  experiencing  financial  difficulties, 
but  it  is  unlikely  that  they  can  be  converted  to  market  rentals  due  to 
their  undesirable  locations.  One  recently  completed  elderly  project  has 
experienced  difficulty  in  renting  up  because  of  its  location  in  a  high 
crime  area. 

%  Units  In 
Total  D.U. 's   Units  Needing  Over  1,000   Owner  Occ.   1-2  Families 
4,650  3,600  (78%)         176  (4%)         6% 

Commercial  Centers  and  Activity 

Mass.  Ave.  at  Tremont  and  Washington  Streets  are  the  major  commercial  areas 
in  this  sector.  Their  vacancy  rate  ranges  between  20-37  percent,  and  the 
low  purchasing  power  of  the  residents  in  the  surrounding  neighborhoods  is 
not  likely  to  change  in  the  future.  Many  of  the  new  commercial  spaces  on 
the  ground  floors  of  recently  constructed  subsidized  developments  have  a 
high  vacancy  rate  due  to  the  high  rents. 

Community  and  Other  Groups 

In  addition  to  the  SEPAC,  which  has  traditionally  been  underrepresented 
in  this  sector,  the  Ad  Hoc  Committee  of  the  South  End  for  South  Enders 
has  recently  emerged  as  the  leading  proponent  for  the  poorer  residents, 
and  is  currently  pressing  for  the  construction  and  rehabilitation  of 
additional  subsidized  units. 
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Summary  of  Needs 

J      Code  Enforcement 

Technical  Assistance 

Special  Loan  Fund  -(NHS,  if  requested) 

Full  Disclosure  by  Banks 

Revised  Assessment  Policies  re  Lodging  Houses 

Direct  Household  Assistance 


) 


